
 

 

 

PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 

DATE:  NOVEMBER 22, 2022 

TO:  DESIGN COMMISSION 

FROM: JENNIFER PAIGE, AICP, ACTING DIRECTOR OF PLANNING & COMMUNITY 
DEVELOPMENT DEPARTMENT 

 
SUBJECT: APPLICATION FOR FINAL DESIGN REVIEW  
  NEW CONSTRUCTION OF A SIX-STORY, 90-UNIT, MULTI-FAMILY 

DEVELOPMENT ABOVE TWO LEVELS OF SUBTERRANEAN PARKING  
253 S. LOS ROBLES AVENUE 

___________________________________________________________________________ 
 
RECOMMENDATION: 
 
The staff recommends that the Commission: 
 
Environmental Determination  
 
Find that the application for Final Design Review was subject to environmental review in the 
Categorical Exemption adopted by the City Council for a previously approved Affordable 
Housing Concession Permit #11869 for the same project on February 10, 2020, and that there 
are no changed circumstances or new information that would require further environmental 
review.  

 
Finding for Compliance with the Tree Protection Ordinance 
 
1. Acknowledge that a tree inventory submitted for the project identifies removal of one private 

protected specimen tree (Tree #6); and 
 

2. Find that the removal of Tree #6, upon implementation of the conditions of approval, meets 
finding #6 of the Tree Protection Ordinance (PMC Section 8.52.075.A), which states that 
“the project, as defined in Section 17.80.020, includes a landscape design plan that 
emphasizes a tree canopy that is sustainable over the long term by adhering to the 
replacement matrix adopted by resolution of the city council and included in the associated 
administrative guidelines.”  
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Finding for Final Design Approval  
 
1. Find that the project, upon implementation of the conditions of Final Design Review 

approval, will comply with the conditions of the previously approved Concept Design 
Review;  
 

2. Find that the project, upon implementation of the conditions of Final Design Review 
approval, will be consistent with the purposes of design review, the design-related goals and 
policies in the Land Use Element of the General Plan and the Design Guidelines in the 
Central District Specific Plan; and, therefore, 

 
Based on these findings, approve the application for Final Design Review and the removal of 
tree #6 subject to the conditions in Attachment A, which shall be subject to staff review and 
approval prior to issuance of a building permit unless otherwise stated. 
 
BACKGROUND: 
 
On July 14, 2020, the Design Commission approved with conditions an application for Concept 
Design Review for a six-story, 90-unit multi-family residential project at 253 S. Los Robles 
Avenue. This original decision became effective on July 28, 2020 and was set to expire in one 
year, July 28, 2021.  Prior to the expiration date, the applicant submitted an application for a 
time extension. On September 30, 2021, the Director granted a time extension for one 
additional year to July 28, 2022. The applicant submitted the Final Design Review application on 
July 27, 2022. 
 
The current application for Final Design Review presents design revisions in response to the 
conditions of approval from the previous Concept Design Review phase in addition to providing 
more detailed plans, elevations, sections and color and material information for the project.  The 
current drawings are more fully detailed and present a palette of materials that is consistent with 
the design of the building.  Upon reviewing the drawings in detail, staff recommends approval of 
the application with the conditions of approval outlined in Attachment A and explained within this 
report. 
 
Project Overview 

• General Plan Designation:  Medium Mixed Use (0 – 2.25 FAR, 0/87 DU/Acre) 
 

• Zoning:  CD-2 (Central District Specific Plan, Civic Center/Midtown Subdistrict) 
 

• Design Guidelines:  The applicable design guidelines are the design-related goals and 
policies in the Land Use Element of the General Plan and the Design Guidelines in the 
Central District Specific Plan. 

 
• Site:  The site is comprised of a single 35,502 square-foot lot located on the west side of 

South Los Robles Avenue between Cordova Street and East Del Mar Boulevard.  The site is 
rectangular in shape and is developed with a commercial/office building, surface parking lot 
at the rear, and an outdoor patio area.  A tree inventory provided with the application 
identifies six trees on site, one of which is a protected specimen tree (Canary Island Pine 
Tree) that is proposed to be removed.  
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• Surroundings:  Surrounding properties include a new four-story multi-family development 

that was completed in 2021 on the south side of the subject site, an existing eight-story 
mixed-use building along the north side, and a new five-story multi-family residential building 
west of the subject property. Across the street and east of the project site are additional 
multi-story office buildings and a church. Nearby designated historic resources include the 
Ernest W. Smith House (Greene & Greene) at 274 S. Los Robles Avenue, the Livingstone 
Hotel at 139 S. Los Robles Avenue, Miss Orton’s Classical School for Girls at 154 S. Euclid 
Avenue, the house at 324 S. Euclid Avenue and the Pasadena Playhouse and Pasadena 
Civic Center Historic Districts.   

 
• Project Description:  The project involves the demolition of all existing site improvements 

and construction of a new six-story 90-unit multi-family building with two levels of 
subterranean parking with 125 spaces.  One protected specimen tree and two non-protected 
trees are proposed to be removed to accommodate the project; two non-protected trees are 
proposed to be retained along with two public street trees along the property frontage.   
   

• Site Design:  The new building is proposed to be centrally located on the site and consists of 
an L-shape floor plan with a large courtyard fronting the street, located at the southeast 
corner of the site. Varying setbacks are proposed along each frontage ranging between 6 
and 54 feet from the site boundaries.  Vehicular access is proposed from Los Robles 
Avenue on the southern end of the site.     

 
• Architectural Style:  Contemporary  

 
• Developer:  Zhuang & Zhong Los Robles, LLC – Robert Altura  

 
• Architect: Tyler+Kelly Architecture 
 
• Landscape Architect: Korn Randolph 
 
ANALYSIS: 

Design Commission Conditions from July 14, 2020 Concept Design Review Hearing:   
 
Below are the Commission’s conditions of approval from Concept Design Review for the project, 
including a synopsis of the architect’s responses and staff’s comments.  Refer to Attachment D 
for the architect’s written responses and Attachments B and C for the complete set of revised 
plans, elevations, wall sections, architectural details, renderings, lighting plans and materials 
specifications and imagery.    
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

1.  The Commission defers 
the findings for the tree 
removal request to remove 
Tree #6, to Final Design 
Review.  The applicant shall 
explore all options to retain 
this tree, including 
reconfiguring the garage 
stairwell at the northeast 
corner of the proposed 
building and reducing 
parking stalls/count as 
permitted by the PMC 
Section 17.44.090(D) and 
other means, and provide an 
a narrative and illustrated 
analysis of each alternative 
in the submittal for Final 
Design Review. 
 

“The tree in question (#6 in 
the inventory), is part of a 
grouping of 3 canary island 
pines. If retained, the motion 
of the tree during a wind 
event might damage the 
building due to its proximity 
to the NE building corner. 
Furthermore, this grouping 
of 3 trees of the same 
species is becoming 
increasingly crowded as they 
age. Retaining 2 of the 3 
trees serves both the health 
of the grouping, public visual 
benefit, while protecting the 
proposed building and its 
occupants from possible 
damage.” 
 

This condition has been satisfactorily 
addressed. 
 
See further discussion below regarding 
the project’s consistency with tree 
removal findings in the Tree Protection 
Ordinance.  As evaluated by staff, the 
application meets Tree Protection 
Ordinance finding #6 to allow the 
removal of the tree. 
 

2. Steps/walkways shall be 
incorporated into the patios 
of the south-facing dwelling 
units to encourage residents 
to walk through the main 
courtyard.  In addition, a 
walkway and permanent 
planter wall with engaged 
seating shall be designed 
around the camphor tree 
located in the main 
courtyard to encourage 
active use of the open 
spaces and provide multiple 
paths that offer different 
experiences from the 
sidewalk to the building 
entrance. 

“In the instances of Units 
102 & 104, the planter walls 
surrounding their small 
courtyards are intended to 
provide a visual connection 
to the courtyard while 
delineating private open 
space. A physical 
connection is not desired 
here. The planter wall 
around the Camphor tree is 
2 ft high, and well-suited to 
seating at that height. There 
are 2 ways to get to the 
camphor tree seat wall, 
providing multiple paths.” 
 

This condition has been satisfactorily 
addressed.    
 
The applicant has partially addressed 
this condition concerning design and 
location of the walkway to and the 
creation of seat walls around the 
camphor tree in the front courtyard. 
Primary and secondary pathways 
adjoining the sidewalk will be provided 
with access to the building entry and to 
the Camphor Tree as depicted on Sheet 
A-1.0.  Seat walls are provided around 
the planter/tree to encourage use of the 
outdoor space in the front setback. 
However, steps or walkways have not 
been provided to the two ground floor 
private patios just north of the building 
entry. Access to the two private outdoor 
spaces is provided internally and both 
are proposed to be enclosed with low 
walls. As explained by the applicant, 
both private patios will be provided with 
seat walls and will make a visual and 
design connection to the seat walls 
around the Camphor Tree.  However, a 
physical connection is not desired for 
security purposes due to the courtyard’s 
openness to the public realm.  One of 
the units in question (102) also has 
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

direct access to the street north of the 
courtyard.  In this instance, staff agrees 
and finds that the other adjustments 
and arguments made by the architect 
have satisfied this condition. 
   

3. The landscape plans 
submitted for Final Design 
Review shall demonstrate 
careful selection and 
placement of landscaping 
elements that will preserve 
views from the courtyard-
facing dwelling units and 
amenity spaces to the street. 

“Please see complete 
landscape plan submitted, 
with careful selections as 
required.” 

This comment has been satisfactorily 
addressed.   
 
The landscape design in the front 
courtyard has been carefully considered 
to maintain visibility into the courtyard 
from adjoining spaces and achieve 
visual connection to the street. Low 
growing plants and ground cover are 
proposed within all planting areas and 
are framed and highlighted by various 
trees, including the Camphor Tree. 
 

4. The solid patio walls of 
the north-facing dwelling 
units shall be replaced with 
additional low-height 
landscaping elements to 
preserve views from the 
units to the north garden and 
paving shall be incorporated 
in the site plan to provide 
access from the patios to the 
garden spaces. 

“Planter walls surrounding 
the courtyards of 3 North-
facing units are intended to 
provide a visual connection 
to the North Paseo while 
delineating the boundary 
between private and public 
open space. A physical 
connection is not desired 
here. Additionally, the walls 
surrounding the private 
patios are low enough to 
allow for visual access to the 
public portion of the garden 
from the units/ patios while 
maintaining the unit privacy.” 

This condition to be addressed through 
recommended condition of approval no. 
1. 
 
The applicant has considered this 
condition, but believes that a delineation 
between private and public spaces is 
necessary since the proposed walls are 
low and would not obstruct visual 
connection from the private patios to the 
public paseo and vice versa. Staff 
agrees with the applicant since these 
private patios adjoin the north paseo, 
which is located further away from the 
street, unlike the patios facing and 
connected to the main courtyard where 
the need to engage the patios to the 
common open space and the public 
realm appears to offer greater benefits. 
While steps from the patios to the 
paseo offer convenience, it appears to 
be unnecessary since there are no 
other entrances on this façade similar to 
the primary entrance proposed on the 
east elevation.  To soften the 
appearance of the stucco wall, the 
applicant proposes a row of Little Ragu 
Sweet Bay (Laurus nobilus) hedge 
along the outer edge of the wall as 
illustrated on Sheet L-1.1. While 
compact, this species can grow six to 
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

ten feet tall upon maturity. As such, staff 
recommends condition no. 1 requiring a 
similar species with a compact and low 
growing habit to be selected in lieu of 
Little Ragu Sweet Bay, to be reviewed 
and approved by Staff. 
   

5. Restudy the 
arrangement of window bays 
and structural projecting 
walls at the ground level of 
the east elevation fronting 
the courtyard to provide a 
sense of alignment with 
features above and visually 
ground the metal screening 
elements. 

The organizing logic of the 
East façade fronting the 
courtyard is that the 
grouping of 3 large openings 
at the ground floor is 
centered under the primary 
decorative façade element 
suspended above it. 
Offsetting the alignment of 
vertical structural elements 
above from those below 
serves to differentiate 
building base elements from 
those of the superstructure, 
while maintaining the 
alignment of both the 
window set and the 
decorative elements above. 
Furthermore, the vertical 
elements are not coplanar. 

This condition has been satisfactorily 
addressed.   
 
As illustrated by Detail 3 of the East 
Wall Section on Sheet A-3.5, by design, 
the upper levels project forward and 
cantilevers above the ground floor. 
These two vertical forms are not 
coplanar. At the ground level, the three 
large openings/windows are intended to 
be centered under the metal awning 
and not necessarily align with the three 
vertical bays created by the balconies 
above. By pursuing the proposed and 
original design, the applicant is focused 
on treating the façade as two separate 
design components: the ground floor 
and upper floors that are separated by a 
pronounced awning/canopy. This 
design approach is carried throughout 
the building.  In addition, carrying the 
screening elements to the ground at the 
south end of the façade would interfere 
with the parking structure entry portal 
and is therefore infeasible and would 
affect the symmetry of this portion of the 
façade.  As such, staff is in agreement 
with the applicant that the original 
design is the most appropriate solution.  
Additional images further illustrating the 
applicant’s response to this condition 
will be presented at the November 22, 
2022 meeting. 
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

6. The fenestration along 
the base of the south 
elevations shall be refined 
and additional openings 
shall be incorporated on the 
upper levels to enhance the 
solid and flat appearance of 
the facades. The application 
of the cladding materials 
shall also be refined to 
create subtle wall plane 
variation, enhanced 
dimensionality, varying 
textures, and visually break 
down the scale of the 
building volumes to minimize 
the vertical and horizontal 
spans of the cladding 
systems. 

“Ground floor South 
fenestration reorganized to 
align with levels above and 
additional openings added. 
Building base now has a 
strong pattern of horizontal 
reveals, and coarse texture. 
The Westerly stack of 
balconies and large windows 
serves to break the façade 
into 2 sections, and the 
horizontal cladding 
overhangs the building base 
to create a sense of 
suspension. Windows and 
doors are significantly 
recessed so as to mitigate 
any sense of flatness.” 

This condition has been satisfactorily 
addressed.   
 
The fenestration on the ground floor of 
the south elevation has been 
reorganized to improve the alignment 
with the upper floors with additional 
openings to balance the solid-to-void 
ratio. However, the fenestration on the 
upper floors are largely unchanged 
since the Concept Design Review 
approval. As illustrated on Sheet A-2.1, 
floors two – five show a south wall 
plane that is punctuated by six vertical 
rows of windows of varying sizes and 
interrupted by two rows of projecting 
balconies. While there is no modulation 
in the wall plane as intended by the 
condition, the articulation of this façade 
is improved by the projecting balconies. 
The windows will be recessed 
approximately two inches and will 
provide improved definition and 
modulation of this façade.   
 

7. The hardscape designs 
within the courtyard shall be 
further enhanced and 
integrated to the overall 
building design by refining 
the transition of stone paving 
to concrete pathways, 
including the nuances in 
paver unit colors, textures, 
sizes, and pattern. 

“The Orco ‘plank’ system is 
comprised of long 
rectangular shapes. 
Concrete paving patterns, 
both large and medium, 
emulate these proportions, 
and have been selected to 
support the contemporary 
design motif. See Paving 
Specifications (cut sheets) 
for selections.” 

This condition to be addressed through 
recommended condition of approval no. 
12.   
 
The proposed hardscape design within 
the front courtyard is shown on the site 
plan on Sheet A-1.0 and consist of 
concrete and stone pavers in light grey 
(Graystone by Admixtures) and beige 
(Grigio by Orco Block & Hardscape). 
Both materials are proposed in different 
areas of the courtyard to break up the 
hardscape surfaces, achieve visual 
interest and enhance the entry 
experience while also complementing 
the landscape design. The details for 
the concrete and stone paver 
installation are shown on Sheet A-6.6 
details 1 and 2. The stone pavers are 
rectilinear planks of uniform size with 
sawn edges and arranged in quarter 
runner pattern that creates a diagonal 
stepped pattern as specified in the 
manufacturer’s specifications. This 
pattern needs to be reflected in the 
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

landscape plan or provided in a 
separate hardscape plan. As for the 
concrete pavers, aside from the 
specified graystone color, limited 
information is provided. The submittal 
does not specify the pattern, texture or 
size of the pavers. Additionally, the 
installation detail should be expanded to 
include specifications on the spacing 
(grout size) and the transition between 
the stone and concrete pavers. The 
sizes of both materials shall also be 
specified.  Staff recommends condition 
no. 5 to address these comments. 
 

8. A walkway with 
landscaping and hardscape 
elements consistent with 
designs of the north and 
east open spaces shall be 
incorporated into the 
southerly edge of the site so 
that the project is more 
responsive to the 
neighborhood context. 

“The South interior side yard 
is a required path of exit 
travel between the discharge 
of Stair 2 and Los Robles 
Ave. Additionally, screening 
landscaping is placed 
continuously along the South 
property line to protect views 
to and from the adjacent 
development. Private 
outdoor spaces are 
impractical here.” 
 

This condition has been satisfactorily 
addressed. 
 
Located immediately south of the 
project site is a newly constructed four-
story multi-family residential building 
completed in 2021. More specifically, 
the southern edge of the proposed 
building is a required emergency exit 
pathway from the Stair #2 to S. Los 
Robles Avenue. For this reason, private 
outdoor spaces or patios would not be 
practical in this area since they would 
interfere with the path of travel. Instead, 
proposed along the property line is a 
layered and continuous landscape 
buffer comprising of two rows of 
Brisbane Box Trees and Little Ragu 
Sweet Bay and lower shrubs and 
ground cover along the property line. 
This landscape buffer adjoins its 
neighbor’s a common open space. This 
approach is a common and often a 
satisfactory intervention between 
adjoining properties and has been 
adequately addressed as conditioned. 
The proposed design will create a green 
wall between the project and its 
neighbor.      
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

9. Additional materiality, 
change in planes, or other 
design elements (not 
necessarily additional 
windows) shall be 
incorporated into the design 
of the north façade. 

“Base finish, color, and 
texture has been extended 
to include all portions of the 
building ground floor. The 
East portion of the North 
façade is finished with the 
Cembrit rainscreens system 
and is offset from the 
Westerly stucco-finished 
portion. The eybrow roof has 
been extended further to the 
West to cover all balconies 
and provide a primary 
organizing element. The 
eyebrow roof and balconies 
facias are finished with an 
aluminum composite to 
further refine the palette of 
materials. Lighting is also 
organized under the 
enlarged roof element.” 

This condition has been satisfactorily 
addressed. 
 
A variety of design treatments have 
been incorporated into the north façade 
as depicted on Sheet A-3.2. Different 
finishes and colors are proposed on this 
elevation, including integral stucco 
finish in two color tones and a 
cementitious panel system by Cembrit. 
A darker stucco in Mesa Verde is 
proposed throughout the ground floor 
as a base of the building. The upper 
floors are primarily treated with lighter 
Agate color stucco while the eastern 
section of the façade transitions to the 
cementitious panels/rainscreen system. 
Additionally, spanning across three 
balconies at the sixth floor is a 
prefinished aluminum awning that is an 
accent element. The fenestration and 
application of materials illustrate an 
organized and controlled design 
approach. 
    

10.  The overhang and glass 
railing located above Unit 
No.316 (as labeled in the 
floor plan) shall extend over 
the balcony of Unit No.315 
to maintain the architectural 
language of the balconies 
similar those on the other 
sides of the building and to 
create a visual break in the 
horizontal span of the 
façade. 

“The break in the 6th floor 
parapet is organized by the 
terrace plan. Extending this 
balcony further to the East 
(over unit 315) does not 
work with the arrangement 
of outdoor spaces, nor is it 
similar to other eyebrow 
roofs on the North, East or 
West facades. The design 
team objects to this 
condition.” 

This condition has been satisfactorily 
addressed.  
 
The applicant has considered this 
condition and determined that 
compliance would not be desirable due 
to the arrangement of the outdoor 
spaces and design treatments and 
hierarchy proposed on the facade. 
Imagery illustrating what this treatment 
would look like if the condition was 
implemented will be presented at the 
November 22, 2022 meeting.  Staff is in 
agreement with the applicant that the 
originally proposed design is most 
appropriate at this location.   
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

11.  The porch widths of the 
street-facing ground-level 
units shall be revised to 
have similar proportions to, 
and be vertically aligned 
with, the balconies directly 
above. In addition, screening 
elements shall be 
incorporated into these 
balconies using a design 
similar to those on the 
southerly portion of the east 
elevation. 

“The street level porches 
share a common centerline 
with the balconies above, 
however the design intent of 
this façade (like the East 
Main Courtyard façade) is 
that the elements suspended 
above the building base are 
differentiated with more solid 
base elements below. 
Proportionately, the ground 
floor stoops screening walls 
spread equivalently on each 
side of façade centerline, 
reinforcing the vertical 
alignment, provide a 
receiving element for the 
stairs behind them, and 
providing the desired base-
to-superstructure 
differentiation.  
Regarding the screening 
elements, the highly-
articulated Main Courtyard 
suspended balcony/ art 
screen assembly creates a 
building hierarchy identifying 
that as the primary façade 
and building entry. The 
design team disagrees with 
the idea that this should be 
duplicated on the North 
portion of the East façade as 
it would create ambiguity in 
the building hierarchy as 
described above.” 

This condition has been satisfactorily 
addressed. 
 
The applicant believes that the 
proportion of the ground floor patios 
facing the courtyard is appropriate in 
that both can be subtly differentiated 
from the upper floor balconies since the 
ground floor is serving as the base of 
the building. Staff concurs with the 
applicant’s explanation. Since the 
ground floor at-grade patios are not 
elevated like the upper floor balconies, 
their three-dimensional form reads and 
is experienced differently than the 
balconies. Additionally, the proposed 
landscaping around the patios will 
obscure the patio enclosure walls and 
blur the form and shape further. As 
such, the observed differences will be 
minimized and the desire to treat patios 
similarly to the balconies appears to not 
be necessary. For this reason, the 
common centerline shared with the 
balconies above and the consistent 
shape, size and location of the glazing 
appear more intentional and is sufficient 
in achieving the desired visual 
alignment intended by the condition.   

 
As for the screening element proposed 
on the upper levels above the building 
entry, as explained by the applicant, this 
unique design element is intended to 
create a building hierarchy and serves 
to highlight the primary entry. Extending 
this feature to the rest of the east 
elevation will confuse the design 
hierarchy and does not appear 
appropriate since the composition and 
proportion of the northern balconies are 
different.  
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

12.  The proportions and 
scale of individual panels for 
each cladding system 
proposed shall ensure that 
the in-plane transition of the 
cladding materials exhibit a 
well-integrated design. The 
alignment and widths of 
control joints/reveals, and 
nuances in the material 
colors shall contribute to the 
integration of the cladding 
systems. 
 

“Rainscreen cladding panel 
layout, siding, and plaster 
control joints/ reveals are 
now illustrated. There are no 
in-plane transitions as all 
materials at reentrant 
corners. Colors have been 
carefully selected for 
compatibility. Please see 
color/ material board.” 

This condition has been satisfactorily 
addressed. 
 
The applicant has restudied the 
proportion and scale of the panel 
cladding system to ensure that in-plane 
transitions will be well-integrated. No in-
plane transitions are proposed and are 
limited at the corners and illustrated on 
Sheet A-6.5.  
 

13.  The window openings 
shall be refined along the 
southerly edge of the west 
elevation to be more 
consistent with the 
proportions of those on the 
opposite side of the façade. 

“There are 2 primary building 
groupings clearly articulated 
on all sides of the building; 
The southerly wing facing 
the Main Courtyard, and the 
Northerly wing extending 
from the street and 
terminating at the start of the 
6-story balcony element on 
the West façade. For each 
group, the windows are 
consistent. For instance the 
South elevation and 
southerly portion of the West 
facade are one family, and 
the North elevation and 
northerly portion of the West 
façade are another. The 
condition attempts to apply 
the same rule to different 
groupings.” 
 

This condition has been satisfactorily 
addressed.  
 
The applicant’s approach to the design 
composition for the two differing 
elevations with two different “families” of 
windows is a sensible design technique. 
The applicant will provide a study in 
response to this condition at the 
November 22, 2022 meeting; however, 
they have demonstrated to staff that 
complying with this condition would 
require reduction in the size of 
balconies and would negatively impact 
views from these units, which are on the 
rear of the building and not visible to the 
public.     
 

14.  The wing walls of the 
west-facing balconies shall 
be clad in more than one 
material to enhance the solid 
and flat appearance of the 
walls and provide greater 
visual interest along the 
balcony ends. 
 

“Base Plaster color has been 
extended up to include the 
West-facing wing walls of 
floors 2-6” 

This condition has been satisfactorily 
addressed. 
 
The base treatment in darker Mesa 
Verde integral stucco has been 
extended up to the sixth floor. While 
stucco is not a different material as 
specified by the Design Commission, 
the proposed change in color as 
opposed to material results in an 
enhancement of the wing walls/balcony 
in a similar, but different way. The color 
change breaks up the monotonous 
appearance of the three balcony bays 
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

and highlights them as a singular 
design feature that is different from the 
adjoining surfaces.  
 

15.  The plans submitted for 
Final Design Review shall 
include enlarged detail 
drawings showing the 
application of plaster and 
concrete materials onto the 
building base and 
demonstrating their 
compatibility with the overall 
building design. All plan 
drawings shall show the drip 
line footprint of the three 
Canary Island Pine trees in 
the northeast corner of the 
site. 

“Details and wall sections 
included. Subject trees are 
shown at all levels.” 

This condition has been satisfactorily 
addressed.   
 
Primary sections through the buildings 
are provided on Sheets A-3.5 – A-4.3. 
Details of various design features, 
including window and door, wall, roof, 
parapet and other decorative details 
requested in this condition are provided 
on Sheet A-5.2 – A6.5. In addition, all 
plan views show the drip line of the 
three Canary Island Pine Trees.  
  

16.  To ensure all 
landscaped areas within the 
site maintain a cohesive 
design, the landscape plans 
shall demonstrate that the 
existing patio area consists 
of landscaping/hardscape 
elements that are 
compatible with the design 
of the new garden areas and 
open spaces; and that 
permanent amenities such 
as seating, trellises, or 
dining areas are 
incorporated to its design. 
 

“This condition appears to 
have been written for 
another project, as we do 
not have any existing patios 
(onsite). If this refers to the 
NW area of the site, that is 
controlled and occupied by 
the 388 Cordova project.” 

This condition has been satisfactorily 
addressed. 
 
This condition is not applicable to the 
proposed project as the identified  
patios are not located on the project 
site.  

17. The applicant shall 
include an illustrated written 
response to each condition 
of approval associated with 
Concept Design Review. 
Brief written responses 
without accompanying 
diagrams are not 
acceptable. 

“Written responses 
submitted herewith.” 

This condition has been satisfactorily 
addressed. 
 
The applicant has provided illustrated 
written responses which are in 
Attachment D.  Additional visual 
responses will be provided at the 
November 22, 2022 meeting, as 
outlined above. 
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Commission Concept 
Design Review Conditions 
of Approval, July 14, 2020 

Architect’s Responses Staff Analysis 

18. The project shall comply 
with conditions of approval 
associated with Affordable 
Housing Concession Permit 
#11869 to the satisfaction of 
said departments. 

“All AHCP conditions have 
been satisfied.” 

This condition to be addressed through 
condition nos. 23-86.  
 
The City no longer requires AHCP 
applications for density bonus projects 
that request concessions. The 
conditions of approval for AHCP 
#11869 will be included in this decision 
and are included in the recommended 
conditions in Attachment A. Compliance 
with these conditions will also be 
verified during the plan check process.  

 
Concept Design Review 
Recommendations, July 

14, 2020 

 
Architect’s Responses 

 
Staff Analysis 

1. Reconsider the material 
finish of the elevation of the 
inside northwest corner of 
the entry courtyard. 

“All exterior finishes have 
been considered.” 

The materials including cementitious 
wall panel/rainscreen system, glass 
and, cement fiber siding remain 
unchanged. The two volumes at this 
corner are separated by a vertical row 
of glazing. The variations in finishes 
appear appropriate in this corner.  

2. On the north and south 
elevations, consider a solid 
material for the balcony 
fronts that run parallel to the 
façade (for privacy 
concerns).  

“Solid balcony guards would 
appear too heavy on this 
design.” 

Privacy is a valid concern, but the 
applicant elected to retain the original 
glass railings since they offer lightness 
and transparency and are consistent 
with the design treatment of other 
balconies on the east and west 
elevations. The south elevation faces a 
four-story multi-family residential 
building and is separated by a wide 
landscape/outdoor open space. Here, 
infringement of privacy is minimized due 
to separation between buildings.   

 
Materials & Colors: 
 
A variety of finishes and colors are proposed throughout the building and include integral stucco 
(La Habra), a cementitious wall panel/rainscreen system (Cembrit), prefinished fiber cement 
siding (James Hardie), aluminum windows and doors (CRL US Aluminum), prefinished 
aluminum composite fascia (Arconic Architectural Products), frameless glass railings, and 
anodized aluminum privacy screens in a muted complementary color palette. A mix of the 
aforementioned materials and colors are utilized strategically on each façade to highlight 
different design features and building forms or volumes. The selected materials and colors are 
consistent with and support the building’s contemporary design.   
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Along the east (front) elevation facing S. Los Robles Avenue, the north and south volumes are 
treated differently so that each volume is offset and differentiated from one another. The north 
portion is finished in stucco, the cementitious wall panel/rainscreen system, and fiber cement 
horizontal siding in a lighter color palette. For the south section, stucco and fiber cement 
horizontal siding are the two primary finishes. A unique design feature of this façade are the 
decorative privacy screens that are installed proud of the frameless glass railing and secured by 
tension rods. These screens are comprised of a randomized horizontal and vertical pattern of 
clear anodized aluminum slats that are flat and varying in lengths. The screens are limited to the 
front elevation and are intended to highlight the three vertical balcony bays, help identify the 
building’s primary entry and enhance the arrival experience. Aluminum composite awnings are 
proposed above the fifth floor balconies as shading features.  A second prefinished aluminum 
awning is proposed above the building entry.  
 
The west, (rear) elevation continues with the same materials of integral stucco and cement fiber 
siding in a slightly different arrangement that is used to frame the shorter and taller volumes. 
Due to the fenestration pattern that is employed here, this façade appears more light and 
transparent as a result of the large expanses of glazing provided by the tall windows and doors 
as well as the balcony railing. 
 
The north (side) elevation appears to be the most quiet due to its simple composition of 
cementitious panel rainscreen system and stucco in similar light beige colors, respectively 
identified as “Patina” and “Agate” on the upper floors above a darker stucco base in Mesa 
Verde. 
 
The south (side) elevation, similar to the east (front) elevation, is composed of two shifting 
volumes. The volume in the foreground is treated with horizontal cement fiber siding painted in 
Dunn-Edwards “Black Bean” and appears to be a dark slate color. The volume in the back is 
finished in cementitious wall panel/rainscreen system in an Agate color. 
 
The ground floor, which serves as the base of the building, is treated consistently along all 
elevations in Mesa Verde integral stucco finish. Although the dark stucco base helps anchor the 
building to its site, a different, higher durability treatment or material, such as board-formed 
concrete or stone would be more effective in achieving this design objective. Staff recommends 
condition of approval no. 4 to require a different material or treatment of the ground floor. As 
mentioned above, the north elevation appears to be the most subdued. This sensibility appears 
to be heightened by the same or similar colors reflected in the stucco and cementitious wall 
panel/rainscreen system. A stronger differentiation between the two colors may improve this 
appearance to become more consistent with the east, west and south elevations. Staff 
recommends condition no. 5 to address this comment. The elevations also depict consistency in 
the color of all prefinished aluminum metal finishes, such as the awnings/canopies and balcony 
fascia, which are specified as Reynobond aluminum composite material in Limestone (beige) 
color.  While exterior light fixtures are shown and appear in the drawings to be bronze or black, 
their color was not specified. Two window and door colors are proposed as Classic Bronze and 
Champagne. Classic Bronze will be employed with dark-colored exterior finishes, such as the 
cement fiber siding and Champagne will used with the lighter colored cementitious wall 
panel/rainscreen and stucco.  The design technique is a unique solution in achieving 
cohesiveness within a defined area that is specific to the immediate treatment of the façade.  
Additionally, consistent with standard conditions of recent Final Design Review approvals, staff 
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also recommends condition no. 19 requiring a large-scale mock-up panel be provided for staff 
review during construction to ensure appropriate application of the materials and execution of 
various details.  In general, the application of various materials/colors on all elevations appears 
intentional and thoughtful and is visually balanced and cohesive. Details for prefinished 
awnings, transitions between materials, decorative balcony/privacy screen, pergola, and 
door/window head/jamb and similar have been provided in the submittal in Attachment B and 
demonstrate high quality finish treatments and detailing including window recesses of two 
inches and materials transitions occurring at inside corners and wrapping into recessed 
openings. Soffits are treated consistently throughout with material and color that match the wall 
treatment. However, the detail at the decorative balconies and associated awnings/canopies 
shall be refined further. For example, as shown in Detail 3 on Sheet A-6.4, the awning at the 
roof level is treated with a prefinished aluminum panel on the underside and fascia, but the 
topside is finished with a PVC roofing material. For all awnings throughout the project, the 
prefinished aluminum should wrap the awning throughout similar to Detail 2 on Sheet A-6.4 as 
recommended in condition no. 3.     
 
The material and color palette is provided as Attachment C. As proposed, the finishes are 
durable and high quality and will elevate and reinforce the project’s architectural concept and 
design quality.       
 
Mechanical Screening: 
 
The roof plan shown on Sheets A-2.2 and A-2.3 identifies the location of the mechanical 
equipment in the northern and southern portions of the roof. The units are clustered away from 
the edge of the roof on all sides and screened by the building’s parapet as illustrated on Sheet 
A-4.1 in the north-south section.  The first Basement Level on Sheet A-2.4 depicts the location 
of the electrical room next to the driveway ramp and on the second Basement Level, there will 
be a mechanical room next to the elevator lobby. The locations of the Fire Department 
connection, backflow preventer, gas service/water meters are not identified, but shall be 
required to be shown in the final plans submitted for a building permit, as specified under 
recommended condition no. 14 and screened from public view to the extent allowed by the utility 
company.  Mechanical (intake and exhaust) vents are depicted in the elevations on the north, 
south, east and west sides of the building, arranged in a clear pattern. Their details are shown 
on Sheet A-6.5.  Most of the through-wall vents are located underneath the balconies or 
awnings so that their appearance is minimized. However, the vents on the north elevation and 
eastern section of the south elevation, although carefully arranged, can be easily seen. Staff 
recommends condition no. 7 requiring a quality vent cap detail and specifications to ensure 
quality and integrated finishing of the caps.  Similarly, drainage details at the balconies have not 
been provided. As such, provision for overflow drainage will be needed to comply with Building 
Code requirements and staff recommends condition of approval no. 8 requiring careful design of 
this to ensure that it is integrated into the design of the building and avoids placement of 
scuppers, or careful integration of the drainage internally. Balconies with opening railings 
generally does not require overflow drainage. 
 
Landscaping: 
 
Hardscape and landscaping plans have been provided for the project on Sheets L-1.1 (ground 
level) and L-1.4 (sixth floor roof terrace). The proposed design retains two non-protected Canary 
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Island Pine Trees in the northeast corner of the site and two Engelmann Oak Trees located in 
the parkway. The design incorporates an attractive plant palette consisting of a wide assortment 
of drought tolerant trees, shrubs and groundcovers that provide year round interest. The 
proposed landscape is a thoughtful, high quality and attractive design, and has a layered 
appearance. Much of the landscape areas or common outdoor spaces on the ground floor are 
compartmentalized and interrupted by walkways. For this reason, planter wall seats, such as 
those proposed within the front courtyard will be an important feature in the north paseo to 
create usable social and passive spaces for sitting and relaxing.  Staff recommends condition 
no. 9 requiring the applicant to include seat walls where possible in the north paseo.  Where 
landscape is proposed within raised or depressed planters, sections with specifications on 
planter height and soil depth shall be provided to ensure that plants will survive and thrive as 
required by recommended condition no. 10. In general, the ground floor planters are small, 
narrow or shallow. Staff is concerned that, given the wide assortment of plant materials 
proposed in them, the readability of the landscape design will be lost, particularly as plants 
mature, will spill onto the adjoining path of travel or compete for space. The landscape design, 
in particular the quantity, type and variety of plants within each planting area should be 
reconsidered and simplified, including overall simplification of the proposed plant palette to 
further complement the clean and simple building design as reflected in recommended condition 
no. 11 Any modifications to the proposed landscape palette shall maintain compliance with the 
required tree replacement matrix.  
 
The roof terrace is attractively designed and includes a variety of seating areas and 
configurations. Plants are used to highlight and frame selected features such as the fountain 
and pergola to become a usable and attractive space.  Additionally, the proposed landscape 
plan will require compliance with the adopted Model Water Efficient Landscape Ordinance 
(MWELO) during the plan check phase. Also an important component of landscape design is 
the design of the hardscape. As reflected by condition no. 12 a hardscape plan, including 
proposed material and pattern for all paved areas shall be provided for review during plan 
check. Under condition no. 13 staff also recommends that the front portion of the driveway 
incorporate and reflect the same or similar hardscape design/pattern proposed elsewhere on 
the project site, in particular the hardscape design in the front courtyard. 
 
Protected Tree Removal  
 
The application includes a tree inventory that identifies removal of tree #6, a protected specimen 
tree. Tree #6 is a Canary Island Pine Tree with diameter-at-breast-height (“dbh”) of 26”; the 
location of which conflicts with the proposed development. The application states that Tree 
Protection Ordinance (TPO) finding #6 is proposed to allow the removal of the protected tree.  
This finding states, “The project, as defined in Section 17.80.020, includes a landscape design 
plan, which will result in a tree canopy coverage of greater significance than the tree canopy 
coverage being removed, within a reasonable time after completion of the project.” As 
proposed, the project meets this finding given the large number of trees that are proposed to be 
planted on the site. According to the Tree Replacement Matrix, removal of a 26” DBH protected 
specimen tree requires a replacement with either four 36” box trees or eight 24” box trees to be 
selected from either the protected specimen trees or protected native trees lists. The proposed 
landscape plans identify numerous new trees to be planted ranging from 24” box trees to 48” 
box trees from both lists. These trees include five 36” box Cercis canadensis (Forest Pansy), 
five 48” box Olea europaea (Fruitless Olive Tree) and ten 24” box Tristania conferta (Brisbane 
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Box Tree).  The five Fruitless Olive Trees and ten Brisbane Box Trees will be planted in grade. 
For this reason, the tree removal request complies with finding #6 as stated and the required 
replacement tree matrix. As such, staff recommends approval of the proposed private tree 
removal. 
   
Lighting: 

Lighting plans for the landscape/outdoor spaces and for each floor are provided on Sheets E-
2.0 – E2.2. A variety of lighting designs and fixtures are proposed throughout the site intended 
to illuminate the building, pathway, landscape features/trees, and common and private outdoor 
spaces, such as the balconies where fixtures are proposed to be surface mounted or recessed. 
Proposed are bollards and step lights along paths of travel and downlights and wall sconces for 
the patios and balconies.  
 
Minimal lighting is proposed on the exterior of the upper floors except at the balconies. Fixture 
specifications are included in Attachment C and all metal finishes are identified as black/natural 
black, bronze, charcoal, and stainless steel.  Staff recommends condition of approval no. 6 
requiring all metalwork finishes to be the consistent color for the same features or design 
treatments employed within the project, independent of the different manufacturers’ color 
names.  Based on the size and differentiated design character of different portions of the 
proposed project, there is more flexibility in introducing variations in the metal colors and they 
will continue to appear cohesive, purposeful and organized.  Subject to the standard condition 
no. 16 regarding lighting temperature not rising above 3,000 Kelvin, the lighting fixtures 
proposed are high quality and consistent with the design of the building. 
 
Signage: 
 
Detailed signage plans are not provided for this review.  One sign identifying the address and/or 
project name is shown on the east (front) elevation on the awning/canopy above the entry.  
Since the Zoning Code requires design review for signs on all new development projects, staff 
recommends that this requirement be stipulated by condition of approval no. 15 requiring a 
separate design review application.   
 
Comments from Other Departments: 
 
City departments reviewed and provided conditions of approval as part of the Affordable 
Housing Concession Permit (AHCP) process. In April 2022, the City eliminated the AHCP 
process. Therefore, the original conditions from other City departments, resulting from the 
AHCP review, have been incorporated into Attachment A. Staff of the Current Planning Section 
has reviewed the revised proposal and determined it to be consistent with the requirements of 
the Zoning Code.  
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CONCLUSION: 

Upon implementation of recommended conditions of approval, the project will comply with the 
conditions of Concept Design Review.  The submitted drawings include materials specifications 
and architectural details that are high-quality and compatible with the overall building design.  
Staff recommends that the Commission approve the application for Final Design Review with 
conditions described in this report, which will be further reviewed by staff during building plan 
check. 
 

 
Respectfully submitted, 

     
Jennifer Paige, AICP 
Acting Director of Planning & Community 
Development Department 
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Rathar Duong, Senior Planner 
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Kevin Johnson, Principal Planner 
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